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BUILDING CONNECTIONS

Where Do You Want to Go? People, 
Mobility and the New Commercial Strip



Panelists

• Alex Dupey, Director of Planning Services, MIG, Inc.

• Kathleen Lacey, Associate Planner, City of Boise, ID

• Stephen Hunt, Principal Planner, Valley Regional Transit



Topics Today 

• Commercial corridors and changing retail environment

• Demand for new types of development  

• Connecting people and services
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Presentation Notes
Q. Did they stretch all through the Treasure Valley?
A. They did.  Of course the first route that was completed was the one that went to Caldwell.  So when you’re traveling along State Street and Highway 44 and going through Star and Eagle and out to Middleton and then to Caldwell, you’re actually following some of that original route.  It was called the Boise and Interurban Railway.
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RPPC - Corner of 3rd & Main looking west, 1939. Super Ice Cream and Alki Tavern on the right, Harold Building
on the right.
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Roxy Theatre and sign at night, 1969.
Problem: 1685 is also the number for a missing photo of Newcastle Elementary School children.
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First Kmart-Garden City, MI 1962

First Target and Walmart opened up the same year

Year zero in the history of U.S. big-box stores was 1962: In that one year, the first Walmart, Target and Kmart stores opened. While the firms’ origins varied, their common focus was on deep discounts and suburban locations. Shoppers would arrive by car, not foot, so what mattered was highway access, acres of parking and massive scale.
In the five decades since, the American retail landscape and built environment have been profoundly altered. At the end of 2015, Wal-Mart had 4,614 stores and Supercenters in the United States, while Target operated 1,805 stores and Best Buy had 1,050. 
 Harvard’s Shorenstein Center on Media, Politics and Public Policy, Journalist Source, 2015
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  Villa Italia mall opened in 1966 in Lakewood Colorado. Its original anchors were Joslins, J C Penney and Montgomery Ward...
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, 2017 saw a record-breaking 6,700 store closures, including big box stores like Kmart and more specialty retail outlets like Teavana. The Toys 'R' Us shutdown shows things are only getting worse
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During lockdown in March and April, a significant portion of sales shifted online because most stores selling discretionary goods were not open. Even essential retailers saw an uptick in online orders where consumers opted to have goods delivered or picked up curbside rather than entering stores.
Retail traffic has improved since COVID lockdowns ended, but only essential retailers like grocery and home improvement show positive year-over-year growth in visits. Discretionary retailers, especially those mid-priced, like apparel and department stores have continued to struggle, with some declaring bankruptcy to restructure their finances.
US net absorption totaled -10.9 million, dragged down by poor performance in smaller shopping centers, particularly strip centers.
Malls face a crisis as department store and apparel retailer bankruptcies surged this year. The need to reinvent and find new uses for vacant anchor space is vital. Landlords have already begun opening micro-distribution hubs in their centers to respond to the demand for omnichannel fulfillment.
Power centers, anchored by strong big box tenants, were the most insulated against COVID’s effect with only moderate negative net absorption.
JLL, Inc. September 2020 

Power centers are large outdoor shopping malls—generally including three or more big "box stores."
Other stores in a power center can include smaller retailers and restaurants that are either free-standing or located in strip plazas and surrounded by a shared parking lot. 
Power centers are often designed to make the big-box anchor tenants highly visible to consumers and the additional retailers are laid out to complement their presence.
Recently, older shopping malls are being renovated to be converted into power centers. 
Some power centers are built vertically to accommodate space restrictions in denser areas. 
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Presentation Notes
There are 10,379,714,043 square feet of retail space in the United States, or 32.5 square feet of retail per person, according to a 2016 report. And the parking lots for each of these retail centers is even bigger. Together, American retail stores and their parking lots equal an area roughly one-third the size of Delaware. That means repurposing vacant box stores requires a little more vision. "One [option] is to tear it down and build something anew," Lewis says, "and the other option is to repurpose worse for big box companies.
There are 10,379,714,043 square feet of retail space in the United States, or 32.5 square feet of retail per person, according to a 2016 report. And the parking lots for each of these retail centers is even bigger. Together, American retail stores and their parking lots equal an area roughly one-third the size of Delaware. That means repurposing vacant box stores requires a little more vision. "One [option] is to tear it down and build something anew," Lewis says, "and the other option is to repurpose worse for big box companies.
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The conversion of parking lots on a large scale could radically shift the housing situation in geographies across the globe. All of the parking lots in Britain, for example, have the potential space for 1.2 million homes, according to The Guardian. There are 500 million parking spaces and 325 million residents in the U.S.; that’s a lot of space that could be freed up for housing development if parking requirements continue to ease up.
Cities are gradually shifting their thinking around this issue, but bigger changes are underway. The rise of autonomous vehicles will transform the way people commute, and have a huge impact on just how much parking is really needed at all.
For developers thinking about building parking structures with financing on a 30-year basis, it may be worth considering the car culture of the future, Roth says.�
“As cities begin to think about adapting, there’s a ton of potential for developers who get on board early,” he says. “As cities look toward a carless future, the fabric of the built environment is set for a dramatic change with parking lots the first to go.”

And the parking lots for each of these retail centers is even bigger. Together, American retail stores and their parking lots equal an area roughly one-third the size of Delaware. 




The New Main Street



60% would spend at least a little more for a 
house in a walkable community. 

20% prefer to live in an attached home in a 
walkable area than a detached home in a conventional 
neighborhood

88% said they have a higher quality of life if there 
are places to walk to nearby

National Realtors Association: 2017 Community and Transportation Survey 
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Most residents like walking (80 percent) and driving (73 percent), while about half say they like riding a bike, and just over a third (38 percent) say they like taking public transit – a slight uptick from previous years. Age is a key consideration. Young generations are more likely to like biking and taking public transit, while older generations are more likely to say they like driving.  Nearly six-in-ten residents say that they drive because they have no other options – unchanged over the past three years. These residents are more likely to live in rural areas, small towns, or in the Southwest of the United States. They also tend to be wealthier, older, and higher-educated


60% would spend at least a little more for a house in a walkable community.  Millennials are more likely than other generations to be willing to spend more, followed by Gen Xers. Those in the Silent/Greatest Generation, notably, are more likely to spend more for a walkable community than Boomers. Those with kids at home, especially Millennials with kids in school, are much more willing than others to invest more in a home in a walkable community.




70% said that walkability, a short commute, and 
proximity to highways are important when deciding 
where to live 

80% prefer walking to driving. Older generations 
prefer driving. 

60% said they drive because they have no other 
options. 

National Realtors Association: 2017 Community and Transportation Survey 
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Most residents like walking (80 percent) and driving (73 percent), while about half say they like riding a bike, and just over a third (38 percent) say they like taking public transit – a slight uptick from previous years. Age is a key consideration. Young generations are more likely to like biking and taking public transit, while older generations are more likely to say they like driving.  Nearly six-in-ten residents say that they drive because they have no other options – unchanged over the past three years. These residents are more likely to live in rural areas, small towns, or in the Southwest of the United States. They also tend to be wealthier, older, and higher-educated

60% said they drive because they have no other options . These residents are more likely to live in rural areas, small towns, or in the Southwest of the United States. They also tend to be wealthier, older, and higher-educated.
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Sherman Ave. CDA
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Creative and artistic!
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Third Ave S, north side at Williams, n.d. Signs for Hashagen's and Renton Clothing Co. are visible.
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Where Do We Grow?



A Home for Everyone

“Keep our neighborhoods people-scaled and people-friendly, 
knowing that strong neighborhoods need housing at every price 
point” Boise Mayor Lauren McLean

CITY of BOISE



Grow Our Housing



Federal Funding

Community Development Block Grant (CDBG) Entitlements To City 
of Boise

2019
$1.3 Million 
Population: 220,000 
$6 Per Person

1975
$5 Million
Population: 75,000
$66 Per Person

CITY of BOISE



Where Will the City Focus? 







Progress - 2019
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Alex to identify themes









Housing Incentives

• Fee Waivers and Grants

• Development Density

• Land Leases

• Property Tax Abatement

• Higher Density by Right on Existing Commercial Corridors

CITY of BOISE



Conclusions

• Developers motivated by different incentives

• Income-restricted housing requires public-private partnerships

• Currently, minimal interest in producing or partnering on 
income restricted housing, non-profit organizations the 
exception

• Property tax abatement – most attractive incentive

• Change will take time, may involve legislative changes

• Federal Housing Funds needed                                                                                                 

CITY of BOISE

Presenter
Presentation Notes
Include a rendering and/or an image.



Connecting the Dots



Connecting the Dots

• Public right of way and 
personal freedom

• What do we 
accommodate?

• How to connect 
people and transit



The public’s freedom 
is determined by how 

we allocate public 
right of way

Connecting the Dots



Connecting the Dots

What cities 
choose to 
accommodate is 
what people will 
choose to use
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Connecting the Dots
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Connecting the Dots

What cities 
choose to 
accommodate is 
what people will 
choose to use



Connecting the Dots

• The Pedestrian & Bicycle 
Environment

• The Development Lot

• The Transit Station

• The Transit Running Way



Connecting the Dots

The Pedestrian & Bicycle Environment



Connecting the Dots

The Development Lot



Connecting the Dots

The Transit Station



Connecting the Dots

The Running Way



Connecting the Dots



Implementation Considerations



Considerations

• Focus on the gems

• Consider lifecycle of large format retail-what comes after phase 1?

• Plan for future infill with site design standards-including large 
format retail

• Be flexible with uses-if they meet community goals

• Right size parking requirements

• Focus on multimodal access and pedestrian safety

• Don’t forget the amenities! 
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